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I tem E-1: Saint Edward Seminary Lease - Requested Action 
 

EXECUTIVE SUMMARY :  This item asks the Washington State Parks and Recreation 

Commission to approve an exchange of land to State Parks of a parcel known as the McDonald 

property in return for a conveyance of a 62-year lease to the Daniels Group for a 5.5-acre tract of 

land, including the Seminary building and associated structures, at Saint Edward State Park and 

to delegate authority to the Director to execute the exchange agreement and lease.  This item 

aligns with agency core values and advances the Commissionôs strategic goal: ñDemonstrate that 

all Washingtonians benefit from their state parks.ò  

 

SIGNIFICANT BACKGROUND INFORMATION:  Saint Edward State Park, located in the 

City of Kenmore, is 316 acres and includes 3,000 feet of freshwater shoreline on Lake 

Washington. The property is characterized by second growth forest, Lake Washington shoreline, 

wide-open expanses of lawns and sports fields, and the Seminary building complex. The park 

was acquired by the State of Washington from the Archdiocese of Seattle in 1977 for 

$7,000,000. Since the property acquisition, the Dining Hall of the Seminary has been rented for 

special events and classes and the upper floors formerly used as staff housing.  

 

The building served as a Catholic Seminary for young men from 1931 to 1976. Saint Edward 

Seminary and its grounds were constructed primarily in the 1930s on lands donated by Bishop 

OôDea, who hired noted Seattle architect John Graham, Sr. as its designer.  

 

Recent History 

In 2013, State Parks staff renewed agency efforts to save the Seminary and explored ways to 

accomplish this goal through the development of public or private partnerships.   State Parks was 

at a crossroads. Although the Commission had entertained varied preservation, rehabilitation and 

re-use ideas for the Seminary building and grounds since 1977, it was apparent that an 

investment from a source other than the state capital budget would be needed to have a realistic 

opportunity to save the building. The magnitude of the capital investment needed was simply not 

consistent with historic or projected State Parks capital funding.   

 

In early 2014, discussions with potential entities began with support from the City of Kenmore, 

which was eager to save the iconic building for their community. Further conversations revealed 

that Bastyr University was interested in adaptive reuse of the building and hired Daniels Real 

Estate as their consultant.  

 

In spring 2014, State Parks initiated a public planning process to consider the entire range of 

management options for the building, from rehabilitation to demolition. Options were evaluated 

http://www.parks.wa.gov/
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to determine which ones were most feasible and mission aligned (Appendix 1). In September 

2014, the Commission re-affirmed that rehabilitation of the Seminary was their preferred 

strategy. The Commission additionally determined that if a suitable rehabilitation proposal was 

not secured within a year, its alternative strategy was to secure and vacate the building in place.    

 

In the year that followed, staff worked with Bastyr to formulate a proposal to reuse the Seminary 

as dormitory and classroom space. This proposal would have resulted in rehabilitation of the 

building, but access would have been mostly limited to Bastyr students and staff.  Citing high 

costs and competing funding priorities, Bastyr ultimately withdrew from the rehabilitation effort 

in the summer of 2015.  

 

Following withdrawal of the Bastyr proposal, the Director received a letter from Kevin Daniels 

of Daniels Real Estate with an alternative plan to rehabilitate the Seminary building in the 

tradition of the great National Park lodges. Daniels Real Estate has a demonstrated record of 

successfully rehabilitating numerous historic structures throughout Seattle, including Starbucks 

Center, Union Station, and Frye Art Museum. Recognizing the capabilities of Daniels Real 

Estate and the merits of the lodge concept, the Commission extended its September 2015 

deadline to allow further development of a formal proposal.  

 

At the time, the Danielsô proposal included two phases.  In the first phase, Daniels would acquire 

the building complex, including the seminary, pool, gymnasium, and associated open space from 

the Commission in exchange for an undeveloped 9.77-acre tract of waterfront land referred to as 

the McDonald property. The McDonald property is immediately adjacent to the park and 

includes one of the last remaining undeveloped, forested shoreline properties on Lake 

Washington.  The McDonald property is illustrated in Appendix 3.  The purpose of the land 

exchange was to facilitate rehabilitation of the seminary while offsetting any loss of public use 

with addition of the larger McDonald property to the park.   

 

During the 2016 session of Legislature, State Parks submitted legislation that would give 

authority to the Commission to grant leases for suitable sites/facilities for up to 80 years with a 

simple majority vote of the Commission. Existing statute limited lease terms to 50 years and 

required a unanimous vote of the Commission for terms exceeding 20 years.  With the Saint 

Edward land exchange proposal moving through the agencyôs public process at the same time as 

the legislative session, the agencyôs request legislation was dramatically refocused by legislators.  

 

As eventually passed, additional statutory authority granted to the Commission to lease the Saint 

Edward Seminary and associated structures to a private entity for a term of up to 62 years with a 

five-vote majority of the Commission.  However, this authority was granted to the Commission 

contingent upon completion of a study by the Department of Commerce to determine the 

feasibility of public or nonprofit alternatives and only if the Commission made a finding that the 

study: 

 

éfails to identify an economically viable public or nonprofit use for the property that is 

consistent with the state parks and recreation commissionôs mission and could proceed 

on a reasonable timeline. 

 

In September 2016, following preparation of a feasibility study by the Department of Commerce, 

the Commission made a finding that ñéthere is not an economically viable, stand-alone public 
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or non-profit use for the Saint Edward Seminary that is consistent with State Parks and 

Recreation Commissionôs mission and can proceed on a reasonable timeline.ò   

 

Passage of ESSHB 2667 and the ability to increase the term of a lease to 62 years made lease of 

the Seminary to Daniels Real Estate a workable alternative to a land exchange. Lease of the 

Seminary also significantly reduced the likelihood that a land use conversion would be triggered 

under federal Land and Water Conservation Fund (LWCF) requirements.   

 

Also in September 2016, the Commission determined that the Daniels Real Estate Proposal 

warranted further exploration and directed staff to work with the City of Kenmore to complete an 

EIS on the proposal.  Pending the completion of a final EIS, staff was also directed to work with 

Daniels Real Estate to bring a lease proposal to the Commission for consideration as soon as 

practicable.  For the last three months, staff has been working diligently to complete these tasks. 

 

Current Exchange Proposal 

The Daniels Group is to acquire the McDonald property and convey it to State Parks in return for 

a lease of the seminary, other buildings, and grounds.   

 

Daniels Real Estate proposes to lease the Seminary, grounds, and associated structures and 

adaptively reuse them as a hotel. Their general qualifications, experience, and financial capacity 

are included in Appendix 2. If realized, the investment would open the entire building for public 

use for the first time in its 90-year history. Improvements include overnight accommodations, 

spa and fitness facilities, conference center, restaurant, and additional underground parking. The 

pool and gymnasium buildings would also be leased, but there are no current plans for them. 

 

In addition to a revitalized, productive Seminary building, The Daniels Group would acquire the 

9.77-acre McDonald property in fee and convey it to State Parks as partial exchange for rent.  

Acquisition of the property, which presently possesses no physical access, is located within the 

parkôs long-term boundary. Acquisition would preserve habitat and solve a trespass problem, as 

the existing North Trail is partially aligned on the McDonald property today (See Appendix 3 for 

maps).  The form of the Exchange Agreement is set forth in Appendix 5.  A public hearing on 

the proposed exchange was held February 9, 2016. 

 

Commission Direction 

Past Commission actions explain how the Seminary project has evolved over time with 

exploration of alternatives and establishment of a Commission-supported preservation treatment 

strategy (Appendix 1). Recent activities considered most relevant to the proposed lease are listed 

below and are available for review on the State Park planning page.  

 

 November 14, 2013:  Preservation of SeminaryðResolution 

 January 23, 2014:  Potential Re-Use of the Seminary BuildingðReport 

 September 18, 2014:  Management OptionsðRequested Action 

 September 10, 2015:  Extension of Deadline for ProposalsðRequested Action 

 January 28, 2016:  Seminary Project Status and TimelineðReport 

 September 22, 2016:  Dept. of Commerce Study FindingðRequested Action 

 September 22, 2016: Saint Edward Seminary ExtensionðRequested Action 
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Environmental Review  

The State Environmental Policy Act requires that the Commission identify any environmental 

impacts before making a decision regarding the proposed lease. In early 2016, Daniels Real 

Estate filed an application with the City of Kenmore to begin obtaining permits for the proposed 

Seminary rehabilitation project.  Under the State Environmental Policy Act, both the City of 

Kenmore and State Parks reviewed the Seminary rehabilitation project for potential 

environmental impacts, entering into a Lead Agency Agreement for SEPA review, where 

Kenmore was identified as the nominal lead for this process. 

   

In July 2016, the City of Kenmore issued a Determination of Significance (DS) and led a scoping 

process for a Draft Environmental Impact Statement (DEIS).  As the applicant, Daniels Real 

Estate worked with the city to complete all of the necessary studies and plans required to 

adequately analyze project impacts.  A DEIS was issued on October 14, 2016 and a Final 

Environmental Impact Statement (FEIS) was issued on December 16, 2016.  On December 21, 

2016, State Parks issued an Adoption Notice for both the Draft and Final Environmental Impact 

Statement. 

 

The combined documents in the EIS analyzed thirteen elements of the environment, including 

plants and animals, water, air, transportation, historic resources, and recreation. The documents 

also analyzed the cumulative impacts of the Seminary proposal with a ballfield improvement 

project proposed by the City of Kenmore. The EIS reveals no probable significant adverse 

impacts as a result of the proposed project. The EIS documents are available online at: 

http://www.kenmorewa.gov/LodgeatSaintEdward 

 

Property Appraisal and Other Values  

The Seminary building complex and McDonald property were formally appraised in fall 2016, 

by a Seattle-based appraiser Terra Property Analytics, LLC, to estimate the market rent and 

value of the two properties. Market value is the amount in cash for which, in all probability, the 

property would have sold on the effective date of the appraisal, after a reasonable exposure time 

on the open competitive market. The report includes four parts and estimates:  1) the value of the 

Seminary building complex ñas is;ò 2) the current value of public access and benefits; 3) the 

value of the McDonald property in ñas-is-where-isò condition; and 4) the value of the McDonald 

property as if owned by State Parks.  

¶ Market Rent of Seminary as is $1,200,000 to $1,600,000 for 62 years 

¶ Public Access and Benefits: Includes public access to Seminary and reserved 

conference and administrative spaces for outdoor education and recreation: $460,000 

¶ Fee Simple Interest of the McDonald Property (ñas isò condition): $1,490,000 

¶ Fee Simple Interest of the McDonald Property (as if owned by the Commission with 

physical access): $3,000,000 

http://www.kenmorewa.gov/LodgeatSaintEdward
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In addition to the values as established through third party appraisal, the Commission should also 

consider the value of the Seminary rehabilitation as a completed project.  For example, the 

Daniels investment of $45,000,000 creates clear public benefit by saving a building on the 

National Register of Historic Places from likely closure or possible demolition, while providing 

free public access to certain common areas on the first floor and publicly available restaurant and 

hotel accommodations.   

 

If the Commission approves the proposed exchange and lease, Staff intends to request from the 

Recreation and Conservation Office (RCO) a Waiver of Retroactivity as an element of the 

McDonald property acquisition. This waiver will allow State Parks to ñbankò the $1,500,000 

value of the McDonald property for use to offset any future unanticipated Land Water 

Conservation Fund or RCO conversions anywhere in the state.   

 

Finally, the rehabilitated Seminary will create ongoing revenue streams, generated from several 

sources over the next 62 years, with a cumulative value, unadjusted for inflation, of about 

$55,000,000. Anticipated new revenue sources include: 

¶ Overnight room fees: approximately $246,000 annually 

¶ Day use parking fees (north parking lot): approximately $146,000 annually   

 

Allowable Use 

Because Saint Edward State Park was originally acquired in part with Land Water Conservation 

Fund support, State Parks consulted with the Recreation and Conservation Office (RCO) and 

National Park Service (NPS) to receive assurances that the proposed rehabilitation project was 

considered an allowable use. In November 2016, the RCO sent notification that the National 

Park Service concurred with their determination that the proposal for the Seminary building and 

associated adjacent areas, as identified through the draft lease, ñédoes not create a compliance 

issue.ò Appendix 4 includes a copy of the RCO notification. 

 

The Lease 

For the past several months, staff worked with Daniels Real Estate to prepare a draft lease that is 

aligned with State Parksô mission, demonstrates public benefit, and protects cultural resources 

(Appendix 6). It also explains how State Parks and the lessee will  work together over time to 

coordinate management activities. Key terms of the lease are highlighted below, with relevant 

sections provided in parentheses.  

 

Leased Premises 

The leased premises consist of a 5.5 acre area, which encompasses the Seminary, pool building, 

gymnasium building, parking areas, and an area of land south of the pool intended to be a 

culinary interpretive garden.  

 

Public Access Grounds and Buildings 

Although 5.5 acres will be leased, there will be open, public access to the leased grounds, 

Seminary lobby, main floor common spaces, restaurant and lounge, gymnasium lobby and 
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restrooms (See 2.1, 2.2, 4.1, 5.1, and 5.2). The public will retain the ability to circulate around 

the building.  

 

Outdoor Recreation Education  

The lease reserves to State Parks approximately 1,000 square feet in the Seminary building 

(location undetermined) for two offices and meeting room to administer and conduct outdoor 

recreation and education classes, programs, and events (2.1 and 2.2).  

 

Parking  

Overnight guests of the lodge will park in garage or north parking lot. Employees will park in the 

north surface lot. Control of the individual parking areas will be the responsibility of the lessee 

(3.12).  

 

Development and Operations 

The lease includes a development and operations plan to guide coordination between State Parks 

and Daniels Real Estate during the term of the lease.  The plan outlines responsibilities of each 

party as part of initial rehabilitation, operation and management (including law enforcement), 

and ongoing maintenance of facilities, grounds, utilities, and other infrastructure (Exhibit C).  

 

Park Office Space 

Daniels will provide office space for State Parks staff in the gym or suitable alternative agreed to 

by both parties in the Seminary, pool building, or other location in the park for the duration of 

the lease term (5.1).  

 

STAFF RECOMMENDATION:   

In its mission, the Commission ñécares for Washingtonôs most treasured lands, waters and 

historic places.  State parks connect all Washingtonians to their diverse natural and cultural 

heritage and provide memorable recreational and educational experiences that enhance their 

lives.ò Over the past 40 years, the Commission has been unable to obtain sufficient funds 

through traditional means to adequately care for the St. Edward Seminary, a building on the 

National Register of Historic Places.  During this time, the public has had extremely limited 

access to the building. Staff believes the proposed adaptive re-use of the building would address 

these shortcomings by making a significant capital investment in the structure and providing 

public access throughout the building. 

 

Staff recommends that the Commission approve the exchange, which includes the lease and 

delegate authority to the Director to execute the exchange agreement and 62-year lease with 

Daniels Real Estate to rehabilitate the Seminary, consistent with the terms of the draft lease 

(Appendix 5). 

 

Staff further recommends that the management plan for Saint Edward State Park be updated to 

incorporate lease of the Seminary and associated structures and grounds to Daniels Real Estate.  

The management plan should also be revised to reflect the parkôs overarching role as a gateway 

for urban residents to experience and grow in their knowledge and appreciation of the stateôs 

natural and cultural heritage. This guidance should further the goals outlined in the 
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Commissionôs adopted Statewide Park Acquisition and Development Strategy, especially as it 

pertains to urban gateway state parks.   

 

LEGAL AUTHORITY :  

79A.05.030 Powers and duties - Mandatory  

RCW 79A.05.175, 180 

 

SUPPORTING INFORMATION:  

Appendix 1: Saint Edward Seminary Historic Preservation Treatment Options 

Appendix 2:  Daniels Real Estate Company Profile and Financial Letter 

Appendix 3: Saint Edward State Park Map  

Appendix 4: Recreation and Conservation Office Allowable Use Determination 

Appendix 5: Draft Exchange Agreement 

Appendix 6: Draft Saint Edward Seminary Lease 

 

REQUESTED ACTION OF COMMISSION:   

That the Washington State Parks and Recreation Commission: 

1. Affirm the findings of the real estate appraisal and that the values established are 

satisfactory to the Commission, consistent with RCW 79A.05. 030.   

2. Approve the exchange of the McDonald Property for the 62-year lease of the Seminary 

Building, as set forth in the Exchange Agreement (Appendix 5) and approve the 62-year 

lease of the Seminary Building and associated land and structures. 

3. Delegate authority to the Director to execute the Exchange Agreement and  62-year lease 

with Daniels Real Estate to rehabilitate the Seminary, consistent with terms of the draft 

lease (Appendix 6), subject to minor changes to be made by the Director prior to 

execution, and pursuant to RCW 79A.05.030 (7) and RCW 79A.05.080 accept title to the 

McDonald property.  

4. Delegate authority to the Director to approve minor changes to the Seminary lease after it 

has been executed.  

5. Direct staff to update the Saint Edward State Park Management Plan as recommended by 

staff above. 

 
Author(s)/Contact:  Michael Hankinson, Parks Planner - Planning and Partnerships  

    michael.hankinson@parks.wa.gov  (360) 902-8671 

 

Reviewer(s): 

Jessica Logan, SEPA Review: Pursuant to WAC 197-11-310 and WAC 197-10-360, the 

requested action was determined to have a probable significant impacts.  The city of Kenmore 

issued a ñDetermination of Significanceò in July 2016.  An Environmental Impact Statement was 

prepared and completed in December 2016.  Parks issued an Adoption Notice on December 21, 

2016 pursuant to WAC 197-11-965 for both the Draft and Final Environmental Impact 

Statements. 

Christeen Leeper, Fiscal Impact: Approval of this requested action, and subsequent approval 

of the lease as described would result in a significant capital investment in the Seminary, 

acquisition of land, and is anticipated to create ongoing revenue streams. The proposed 

mailto:michael.hankinson@parks.wa.gov
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rehabilitation of the Seminary would result in a capital investment and significant appreciation of 

the value of this state asset as outlined in the section ñproperty appraisal and other valuesò and in 

the Final EIS report for the Lodge at Saint Edward.    

Michael Young, Assistant Attorney General: December 20, 2016 

Peter Herzog, Assistant Director: December 21, 2016 

 

 

 

Approved for Transmittal to Commission 

 

 
_____________________________________ 

Donald Hoch, Director 
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APPENDIX 1: 

 
Past Activities and Actions 

Since 1977, a series of planning efforts, proposals, and maintenance activities have been considered by the 

Commission and periodically tasks were implemented by staff. To date, the studies and proposals have not 

resulted in a substantial rehabilitation or major preservation project, with proposals considered too expensive or 

controversial to realize. Meanwhile, the building has fallen into disrepair and in an effort to slow this erosional 

process, staff has continued with efforts to stabilize the structure: 

¶ Commission adopted policies for the park (1977) 

¶ Saint Edward Facility Study (Jones and Jones, 1981) 

¶ Saint Edward Seminary Development Study (circa 1985) 

¶ McMenamins proposal (2006) 

¶ Listing on the National Register (2006) 

¶ Cultural Landscape Inventory (National Park Service 2006) 

¶ Historic Structure Report (Bassetti Architects 2007) 

¶ Classification and Management Plan (2008)  

¶ Saint Edward Sports Fields Master Plan (2008) 

¶ Commission Resolution (November 2013) 

¶ Kidder Mathews proposal (November 2013) 

¶ Public meeting City of Kenmore (January 2014) 

¶ Commission work session discussions (March and July 2014) 

 

The building also received maintenance and capital improvements in an effort to keep the building functional 

for the Dining Hall and to retain ranger housing. According to the State Park architect, work on the Seminary 

included: 

¶ Renovated public areas on the first floor  

¶ Installation of fire escape 

¶ Demolition of selective site and utilities 

¶ Installation of new building perimeter drainage and waterproofing system 

¶ Installation of surface drainage collection system 

¶ Updates to the storm drainage conveyance system 

¶ Renovation of the exiting storm drainage outlet works at the ravine 

¶ Installation of new site paving and utility systems to replace those affected by construction of drainage 

improvements 

¶ Dismantling and rebuilding of the historic masonry stairs to enable construction of the storm drainage 

improvements 

¶ Installation of a new loading dock and adjacent stairs, ramp, and retaining walls to enable construction 

of the storm drainage improvements 

¶ Re-grading to slope away from the building 

¶ Replanting the areas impacted by this phase of the work to be in compliance with the historic planting 

plan 

 

Management Options 

At 80,000 square feet, the Seminary building holds potential for adaptive re-use, although this potential has 

never been realized as it is controversial and difficult to accomplish, given the possibility of a conversion and 

high construction costs. The Commission remains nevertheless interested in the preservation of the Seminary 
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and has authorized the Director to move forward with a plan. In November 2013, the Commission provided 

clear direction in a formal resolution to seek out public or private partnerships with the goal of rehabilitating the 

building. Since then, the City of Kenmore has expressed serious interest in the development of a partnership 

with State Parks and has stated their desire to see the building returned for productive use.  

 

Despite this, consideration should be given to other management options in order to assure an alternate plan is 

in place, especially if a rehabilitation project is unsuccessful. The following management options are defined as: 

 

¶ Rehabilitation/Lease: Allows a public or private sector entity the opportunity to rehabilitate and occupy 

the Seminary for a new use. 

 

¶ Mothball: Invest in the building with a long-term goal to rehabilitate building in the future: Vacate 

building, board up windows, shut down electric, water, and sewer. Stabilize building to reduce water 

intrusion from roof and windows.   

 

¶ No Action: Use the building as today. Rent dining hall and four ranger residences. Continue to heat 

entire building and perform daily maintenance. Use Capital funding for critical building preservation 

projects. 

 

¶ Partially Demolish: Remove majority of the building, but retain key architectural features that best 

represent the Late Romanesque architecture of the building. The remaining ruins serve as a backdrop 

for an active space for events. 

 

¶ Demolish: Remove building. 

 

¶ Vacate: Minimal investment in the building to ensure it is safe from vandalism. Do not use the building 

for any purpose. Or consideration of a mix of ñVacateò and ñRehabilitation.ò For example, rehabilitate 

the Dining Hall and vacate other parts of the building.  

 

Staff has applied specific criteria to analyze the pros and cons of each management option (See Appendix 3 for 

detailed analysis of individual criteria). Each option includes monetary costs, but recommendations are not 

determined based on costs alone. Staff evaluated all for their consistency with:  

¶ State Parks mission 

¶ Relevant transformation principles 

¶ LWCF  

¶ Commission policy on historic preservation 

¶ Classification and Management Plan  

¶ City of Kenmore zoning 

¶ Stakeholder support (preservationists, friends, and citizens)  

¶ Loss of staff housing 

 

The following options, in alphabetical order on the chart, evaluate the alternatives for consistency with the 

criteria to understand their individual merit and feasibility in an unbiased manner. Following, staff has included 

a recommended list of prioritized options following the analysis of the alternatives.  
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Evaluation  

The matrix below represents the complexity and feasibility in choosing a list of prioritized management 

strategies. Each criterion in this evaluation is weighted equally   
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APPENDIX 3: 

 

 
Saint Edward State Park located in Kenmore. The 9.77-acre McDonald property is located on 

the northwest corner of the park. The Seminary building complex is 5.5 acres. 

 
Detail of the lease area (black line and green line). The black line shows the 5-acre building 

complex and the green depicts the .5-acre culinary interpretive garden. 
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Exchange Agreement 
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